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	Abstract:

	 

	On the basis of an analysis of data released by the Building Survey (1990-2001) and the Building Statistics Form (FUEE) (2002-2014), both designed and conducted by the National Statistics Institute (INE), this paper explores the phenomenon of high-rise in different municipalities of the Metropolitan Region over the period 1990 to 2014. The results enable the identification of a process of polarization focused on high-rise constructions, which can be regarded either as houses or buildings. The proliferation and concentration of the latter category poses a significant challenge to peri-central municipalities and invites us to think of the built form as an urban issue different than that of housing.
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	Introduction

	 

	In “The Tall Office Building Artistically Considered” (1986), architect Louis Sullivan describes the socio-technical conditions that enabled the “invention” of high-rise buildings: steel structures, reinforced concrete and elevators (Sullivan, 1896; Abbott, 2000; Koolhaas, 2004, 2014). The combination of these elements enabled architects to meet the needs of societies, which demanded the cost-effective use of expensive land located in the central areas of North American cities through the elaboration of new built forms suitable to the administrative needs of modern capitalism: high-rise office buildings.

	According to the author, the conditions that enabled the materialization and proliferation of these particular built forms are relatively simple:

	 

	“offices are essential for businesses; the invention and improvement of fast elevators turned vertical movement, a once tedious and unpleasant activity, into an easy and comfortable experience; the development of the steel industry has enabled the construction of safe, solid and low-cost high-rise buildings; the continuous growth of the population in large cities and the consequent saturation of central areas and increase in the price of land have favored the construction of taller buildings, whose stories, comfortably placed one on top of the other, affect the price of land within the context of an action, reaction and interaction process. These elements have given rise to this type of high-rise construction, the so-called “modern office building.” Such a structure emerged as a response to specific needs since it provides a home and identity to a new group of social conditions” (Sullivan, 1896, p. 403).

	 

	The elements and motivations identified by Sullivan were not only found in cities such as Chicago and New York, but also in peripheral cities such as Santiago, Chile. By the end of the first decade of the XX century, both the technology that enabled the development of these built forms and the interest of those who were able to finance the construction of these structures met those with the means to build them. This led to the emergence of the first elevator-equipped constructions made of concrete and steel in the central area of the city; these were built at the request of entities such as Diario Ilustrado, the Ministry of Finance, Banks and Security Funds.

	By the end of the 1920s, concrete buildings were as tall as eight stories, being regarded by specialized journals, such as Arquitectura y Arte Decorativo, as skyscrapers. This publication issued a series of articles about the phenomenon, such as a feature entitled “Building. Skyscrapers Show their Gracious and Slim Lines over the Homogenous Old City1”. In this case the form of these buildings did not only describe the emergence of new structures within the “old city” -which was mainly composed of small adobe and wood buildings-, but it also referred to the emergence of new markets for products such as steel (used to elaborate steel sections, windows and elevators), concrete, façade systems, floor covering materials and office and home items, among others. Architecture journals disseminated the arrival of new materials and technologies such as steel windows and gas stoves, which implied dramatic changes in the spatial management of urban habitats (Aguirre, 2012; Sahady, 2014; Jara, 2015).

	This building process was primarily focused on the central area of the city, in proximity to the main commercial, financial and governmental activities. The first high-rise buildings included those designed by Manuel Cifuentes Gómez (Regional Government Office); Alberto Sieguel (Compañía Sudamericana Building, Banco de Chile, Hotel Crillón, Teatro Central); Alberto Cruz Montt (Palacio Ariztía), Guillermo Schneider (Turri Building); Larraín Bravo (Sacramentinos); Josué Smith Solar and José Smith Miller (Ministry of Finance and Carrera Hotel), among other architects who envisioned the construction of buildings as tall as 12 stories within a ten-block radius (Sahady, 2014).

	These buildings provided the city with a new appearance and enabled the emergence of architects as urban artists -not only in terms of their built construction but also in terms of their role in the design of new urban regulations. The first building statistics were introduced in 1928 by the Municipality of Santiago through the collection of building permits. The goal of this initiative was to corroborate and strengthen the implementation of municipal ordinances, which were mainly oriented towards maintaining hygiene in streets and buildings according to the then-current urban standards (Asociación de Arquitectos, 1934).

	Over the following decades the construction of high-rise buildings was extended to other municipalities such as Providencia and Las Condes; however, despite their impact on the urban landscape, these structures did not replace houses with buildings until the last two decades. There are many different cases of high-rise buildings built after the 1940s and despite most of them were intended for administrative and commercial purposes, a handful of them were designed to meet residential needs, some examples of the latter are the República and San Borja developments, the Apoquindo and Carlos Antúnez towers and the Olympic and Frei development -all of them taller than 15 stories and built after the 1960s.

	However, and despite their effect on the urban system, it is difficult to make an estimate of the number of buildings built over the period under review and/or analyze their proliferation in the urban area of Santiago. The reason is that the 1958 Census recorded only the general use and not the spatial use of housing units. Likewise, it was only at the end of the 1980s that a consolidated instrument was created to systematize information about the building permits issued by municipalities throughout the country.

	Such an instrument, known as the Building Survey, was elaborated by the Statistics Department at the National Statistics Institute (INE) and consisted of a form that should be filled by chief architects and submitted to municipalities as part of the building permit issuing process and as a final receipt of projects. This Building Survey was used during the period 1989 to 2001. The new instrument, designed by MINVU and the Chilean Chamber of Construction and known as Building Statistics Form (FUEE), was introduced in 2002 and is still being used today. The two entities in charge of the development of this initiative -regarded as key players within the context of local construction- did not modify the core elements of the previous instrument but expanded the measurement ranges of already existent variables (INE, 2003a; 2003b; 2004; 2006; 2007).

	As mentioned above, these limited instruments were not designed to measure built forms but the number of dwellings, built floor areas and rooms. For instance, as they only measure variables for the first nine stories, this makes it impossible to distinguish a 10-story building from a 20-story building. However, both instruments show a methodological continuity, making it possible to monitor the evolution of some variables over the period 1990 to 2014 and draw some conclusions about the built form of the city.

	 

	Methodology

	 

	The methodology used in this research was based on the statistical analysis of data released by the Building Survey (1990-2001) and the Building Statistics Form (2002-2014). Both instruments were developed by the National Statistics Institute (INE) to monitor the number of dwellings, built floor areas, materials used and number of stories of new buildings -both with official building permits and proper submission to relevant authorities- within the Metropolitan Region of Santiago.

	Data consolidation enabled the analysis of the above variables over a period of 25 years (1990 to 2014) and the description of the building process that took place within the Region; however, there were some limitations due to the lack of information about structures taller than nine stories and the total number of buildings. On the other hand, the statistical analysis identified the main characteristics of this process.

	The first of these characteristics is related to the variations in the intensity of the building process within the period under review, which does not only show a series of oscillations associated with economic cycles, but also demonstrates that these fluctuations are represented by the height of buildings. The latter is particularly observed during the last decade of the period analyzed as these constructions represent the spirit of the process.

	The second characteristic is associated with the promotion of residential use. While this use is common in the case of low-rise constructions, it is new in terms of the widespread increase in the number of residential high-rise buildings, especially when it comes to considering the mobilization of human and technical resources for the construction and maintenance of this type of buildings (Allen, 2013; Ng, 2010).

	The above is associated with a third characteristic, which identifies the location of high-rise residential buildings in peri-central and more affluent municipalities and low-rise structures in other areas. This generates urban polarization; however, such a phenomenon is not a direct consequence of economic segmentation. The following section analyzes these three characteristics and their potential implications.

	 

	A Trend towards the Construction of High-Rise Buildings in the Metropolitan Region over the Period 1990 to 2014

	 

	In general terms, 1,241,014 new buildings were built in the Metropolitan Region between 1990 and 2014, covering a built area of 91,676,930 square meters; however, these figures are not homogeneously distributed over the period under review. For the period covering the early 1990s, the comparison between the number of dwellings and built floor areas suggests the construction of smaller housing units; this is a continuing trend that has been partially modified over the last 5 years (Figure 1). The latter also shows the massive construction of social housing during the early 1990s and an increase in the building of dwellings aimed at wealthier groups over the last five years of the period under review. Another point to consider is a drop in building rates over the periods 1998 to 2000 and 2007 to 2010, coinciding with economic and socio-environmental crises, such as the 2010 earthquake.

	 

	Figure 1: Number and built floor areas of dwellings of new buildings within Metropolitan Region, 1990-2014.
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	Source: Elaborated by the author according to building statistics released by INE.

	 

	As mentioned above, the analyzed data contained the number of stories of buildings. This contributed to identify the distribution of dwellings according to the type and height of buildings. Figure 2 shows the evolution of the number of new buildings ranging from 1 to 9 or more stories during the period under review. This reveals the predominance of dwellings consisting of 1 or 2 stories. In the latter case, there is a constant presence of this type of construction during the reviewed period; as for the former case, there is a decreasing trend in the number of built units since 1993. Likewise, the year 2002 marked the rise in the construction of buildings taller than nine stories; this phenomenon was interrupted in 2010 as the consequence of the earthquake that particularly affected high-rise buildings. This clearly shows a building process that divides built forms into houses and high-rise buildings.

	 

	Figure 2: Number of dwellings built in new buildings within the Metropolitan Region, distributed per height 1990-2014.
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	Source: Elaborated by the author according to building statistics released by INE.

	 

	As for dwellings built in intermediate buildings, importance should be given to the situation of 3-storey buildings and 4-5-storey buildings. These structures are commonly associated with the typology of housing blocks, a form of collective housing intended to house a large number of social dwellings. The production of these types of buildings proliferated during the 1990s, but has been declining since 2002. This downward trend has led to an increase in the construction of low and high-rise buildings. Such a phenomenon began in 2001 and became consolidated in 2005, polarizing the heights and forms of residential buildings.

	On the other hand, the evolution of the distribution of built floor areas -which is based on the number of stories- shows some variables that describe the characteristics of this process (see Figure 3). One of these features is the difference between the evolution of 1-storey buildings and structures taller than nine stories over the period 1992 to 1993. Despite figures showing the opposite, the fact that the built floor areas of new buildings taller than nine stories are greater than those of one-storey buildings reveals the purpose of these residential units: the presence of few dwellings with large built floor areas is hardly associated with low- or medium-cost housing. This trend, which was based on the construction of dwellings with greater built floor areas that dominated the following decade, was reversed during the following decade as the consequence of the proliferation of new built form; such a phenomenon indicates that massive construction was made at the expense of the size of built floor areas. Therefore, if the floor areas of current dwellings is smaller than that of the previous decade, it could be assumed that their cost and the economic resources of occupants are less than those of the previous period; the latter may be due to the fewer number of occupants per housing unit and/or they earn less income than the occupants of larger dwellings. This seems to be the main driving force behind the post-2000 building process, especially when it comes to comparing these figures with Census data for municipalities such as Santiago -which doubled its population as the result of the construction of residential buildings. However, there are doubts as to whether this process has the same socioeconomic characteristics in high-income municipalities such as Ñuñoa or Las Condes, among others.

	 

	Figure 3: Built floor areas of dwellings in new buildings within the Metropolitan Region distributed per height, 1990-2014.
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	Source: Elaborated by the author according to building statistics released by INE.

	 

	If we only consider the dwellings built in 4-8-story buildings (see Figure 4), it is possible to observe unstable increasing and decreasing trends, the exception being the downward trend shown by six-story buildings. This suggests that the heights of constructions are not a determining factor when it comes to establishing the physical location of dwellings.

	 

	Figure 4: Number of dwellings built in new 4-8-story buildings within the Metropolitan Region, distributed per height, 1990-2014.
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	Source: Elaborated by the author according to building statistics released by INE.

	 

	Opposite Residential Trends

	 

	 Sullivan (1896) relates built form to use, the latter concept being associated with high-rise buildings and commercial activities. Such a relationship was made on financial grounds as Sullivan knew that only a handful of commercial entities were able to fund the then-emerging architectural innovation. In Chile, the first high-rise buildings were mainly financed by Banks, Security Funds and Insurance Companies; likewise, a few of these constructions were designed for residential purposes. However, the analyzed data show a reverse trend over the last 25 years which have witnessed an increase in the construction of residential high-rise buildings taller than nine stories, this being the preferred option to increase density in central municipalities.

	The urban consequence of this initiative is the massive consolidation of two opposite built forms: houses and buildings. As described by Table 2 and Figure 5, the built floor areas of 1-2-story residential structures account for 48.9 percent of new buildings and 67.5 percent of non-residential constructions built over the last 25 years (see Table 1). On the other hand, the built floor areas of residential buildings taller than nine stories account for 31 percent of built structures and 13 percent of non-residential constructions built over the observed period. Intermediate buildings consisting of 3 to 5 stories only account for 14.5 percent of residential floor areas and 15.7 percent of non-residential structures built over the period under review.

	 

	Table 1: Built floor areas and number of dwellings within the Metropolitan Region, distributed per height, 1990-2014.

	 

	
		
				Stories

				Built Area
Residential Purposes

				Percentage

				Built Area
Non-Residential Purposes

				Percentage

		

		
				1 story

				12170881

				13.3

				20638020

				41,0

		

		
				2 stories

				32621271

				35.6

				13363726

				26,5

		

		
				3 stories

				5847790

				6.4

				4582802

				9,1

		

		
				4 stories

				3839217

				4.2

				2252839

				4.5

		

		
				5 stories

				3596570

				3.9

				1065372

				2.1

		

		
				6 stories

				1199001

				1.3

				97618

				1.9

		

		
				7 stories

				1893260

				2.1

				475010

				0.9

		

		
				8 stories

				2072700

				2.3

				467616

				0.9

		

		
				9 stories and taller

				28436240

				31.0

				6541558

				13.0

		

		
				Total

				91676930

				100.0

				50363126

				100.0

		

	

	Source: Elaborated by the author according to building statistics released by INE.

	 

	The lack of high-rise buildings in some municipalities indicates the presence of an urban model based on the production of low-rise structures and the consolidation of high-rise construction in other areas. The distribution of built floor areas according to the height of buildings reveals the radical nature of this scenario (see Figure 5); in this case, the built floor areas of intermediate buildings pale into insignificance against the presence of low- and high-rise buildings. The latter suggests the emergence of two types of urban forms during the observed period: expansion (low-rise buildings) and densification (high-rise buildings), each of them with different implementation and governmental needs. This led to the emergence of two opposite built forms and types of city.

	 

	Figure 5: Built floor areas and number of dwellings of new buildings within the Metropolitan Region, distributed per height, 1990-2014.
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	Source: Elaborated by the author according to building statistics released by INE.

	 

	The above is corroborated by observing the distribution of building materials during the period under review. The data show that, as in the case of housing units and built floor areas, 80 percent of materials were used in the construction of three types of structures: one-storey buildings, two-storey buildings and buildings taller than nine stories (see Figure 6). Such a distribution shows that most of the constructions associated with these type of structures -houses (55.5 percent) and buildings (or towers; 24.5 percent) - represent the predominant built forms constructed since 1990; this explains the high percentage of building materials used in the construction of these buildings.

	 

	Figure 6: Percentage of built floor areas (square meters) covered by predominant materials in new buildings within the Metropolitan Region, distributed per height, 1990-2014.
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	Source: Elaborated by the author according to building statistics released by INE.

	 

	The analysis of the distribution of building materials (see Figure 7) reveals that there are different forms and material cultures; in other words, there are different compositions and/or mixtures of materials that constantly reproduce the specific use, value, maintenance and interaction within a given space (Ingold, 2013; Mindrup, 2015). While lower structures are made of bricks and show a heterogeneous form that enable the implementation of further modifications over time, higher constructions heavily rely on the use of concrete, are homogeneous in nature and do not enable the implementation of further modifications. 

	The heterogeneity of materials used to build low-rise structures implies architectural variety, different built forms, programs and durability; this feature also entails architectural flexibility since material management can be operated by different actors, enabling further modifications in terms of form and composition that cannot be conducted in higher buildings (García, Torres & Tugas, 2008). Definitively and empirically speaking, modifications (such as repairs, expansions, improvements) are impossible to implement in higher structures; likewise, the disappearance of materials that are easy to obtain and use such as wood, stone and bricks, among others are noticed, a material culture socially supported by the retail market, hardware chains and the different jobs associated to the building activity.

	 

	Figure 7: Percentage of predominant building materials used in the construction of new buildings within the Metropolitan Region, distributed per height, 1990-2014.
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	Source: Elaborated by the author according to building statistics released by INE.

	 

	As for higher buildings, the material culture is characterized by a reduced number of intervening actors, in its forms and in the possibilities to modify these structures. Differences also exist in the allocation of economic and technological resources. The material homogeneity of these buildings is recreated in their built forms, production processes, provision of technology and use, among other aspects. This homogeneity also entails a lesser degree of differentiation among these constructions, except for the inclusion of different ornaments and colors. However, these elements are also homogeneous in terms of the periods and spaces dominated by esthetic trends (Morcillo, 2012).

	The predominance of opposite types of buildings reveals the factors that affect city planning initiatives and real estate processes. While the house form and the brick type of material (low-rise constructions) are clearly associated with horizontal urban expansion, the building form and concrete type of material are common to vertical densification. The data show that such a tension is not only reflected in the new shape and skyline adopted by the city, but also in its material strategy.

	The variation in the use of materials according to the height of structures and the flexibility of built forms reveal that building planning processes involve -either directly or indirectly- a material planning process and that the choice of certain forms determines the material strategy of cities (Benjamin, 2007; Mindrup, 2015). Since tall buildings are materially homogeneous (see Figure 7) they include a limited number of materials to the detriment of others. High-rise buildings have excluded wood from urban markets, at least in their constructive and structural form. Rafters, beams and boards are difficult to find in hardware stores and there is no requirement to have nearby wood depots.

	The above reveals the strong relationship that exists between built forms -found within the architectural sphere- and the transformed city; this corroborates the central role played by material planning (Thomas, 2007). In material terms, high-rise buildings resemble each other and share a material culture that has not been significantly modified during the period under review; on the other hand, houses and buildings as tall as four stories are made of different materials and their ornamental, improvement and maintenance culture is heterogeneous in nature. The latter structures provide clear examples of esthetic and segregation.

	Despite sharing the same form and building materials, high-rise constructions differ when it comes to property ownership as they are more heterogeneous than their low-rise counterparts: they require resources provided by different actors, a heterogeneous social density and widespread agreement for their proper implementation.

	 

	Socio-Spatial Trends within the Distribution of High-Rise Buildings

	 

	Considering the above, it is worth mentioning that the construction of high-rise buildings has not been equally distributed within the Metropolitan Region during the period under review. Only 28 out of the 52 municipalities have buildings taller than nine stories and 25 percent of buildings are located in the municipality of Santiago. The analyzed data clearly show that the construction of high-rise buildings and the verticalization phenomenon is taking place in a handful of municipalities.

	Likewise, 52.8 percent of dwellings built in buildings taller than nine stories are found in two municipalities: Santiago and Las Condes (see Figure 8). The municipality of Santiago accounts for 36.2 percent of dwellings built in high-rise buildings -143,652 units-, twice as much as Las Condes. However, its built area (7,359,105 square meters) is slightly smaller than that of Las Condes (7,873,017 square meters). This suggests that in Santiago double the number of dwellings have been built in half of the built floor area when compared with Las Condes. Such a phenomenon reveals the presence of a densification-based process.

	Over the period 1992 to 2002, the municipality of Santiago had an inter-census population variation of -13.1 percent; however, this trend was reversed during the following decade with a variation of 53.4 percent. As for Las Condes, the 2002-2012 inter-census period showed a population variation of 13.8 percent which, despite being a positive variation, was smaller than the 20.1 percent recorded during the previous decade.

	 

	Figure 8: Number and built floor areas of dwellings built in new buildings taller than nine stories, distributed per municipality, 1990-2014.
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	Source: Elaborated by the author according to building statistics released by INE.

	 

	As Figure 8 indicates, while there are 28 municipalities with buildings taller than nine stories, 93.8 percent of these structures are found in 10 municipalities. The latter shows the high concentration of high-rise buildings in a handful of middle- and high-income peri-central municipalities, with the exception of Estación Central, Independencia and Recoleta. Promoted by residential demand, the high-rise densification process experienced by these municipalities has been a subject of debate regarding the use of built forms. This reveals the presence of a socio-technical barrier to residents and their capacities to deal with such an issue.

	Unfortunately, there is no data about the precise number of high-rise buildings in Greater Santiago; however, it is possible to theorize about their impact on the city. For instance, we could determine the municipalities with the capacity to develop this type of built forms, the most conflictive areas and/or the distribution of high-rise constructions within the city. This implies the possibility to identify the most verticalized municipalities and the architectural forms built within them.

	The presence of each municipality in the collection of data regarding built floor areas within the Metropolitan Region, distributed per height over the period 1990 to 2014, was used to elaborate an index about the compared intensity of high-rise construction (verticalization). The results (see Figure 9) indicate that only 11 out of the 52 municipalities located within the Metropolitan Region show high or very high verticalization rates; this suggests that the high-rise phenomenon is taking place in peri-central areas, corroborating the data showed in Figure 8 2.

	 

	Figure 9: Verticalization of high-rise buildings within the Metropolitan Region, 1990-2014.
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	Source: Elaborated by the author according to building statistics released by INE.

	 

	It should be assumed that these 11 municipalities have different and more complex requirements than low-rise constructions since verticalization implies population densification and an increase in the provision of services. This creates the need for greater coordination among those involved in the mobility market and waste, water, gas and electricity management, among other critical elements required for the technical implementation of residential spaces. The presence of this coordinated activity between social and technical entities implies the creation of management, provision and maintenance practices as well as institutionalization measures through the development of special regulations; this should lead to the creation of specific socio-technical systems.

	However, this is not always the case. For instance, none of these municipalities is concerned (at a regulatory and institutional level) about internal vertical mobility. None of them, except Lo Barnechea, given the implementation of urban elevators on Cerro 18, which is not included in the group of municipalities affected by residential verticalization and where mobility is a phenomenon (Brenner, 2004; Brenner, Madden & Wachsmuth, 2011). Likewise, it is impossible to identify the presence of regulations about the use of electricity, gas or water at municipal level; this is because these services are controlled by private actors who seem not to be aware of the collective consequences of the use of these resources.

	Contrary to what we may think about the proliferation, similarity and shared material composition of high-rise buildings, they are not part of a socially homogeneous form as their local resident communities also lack homogeneity. There are some variations that turn an n-story building located in Santiago to be denser than a building consisting of the same n stories located in Las Condes; if located in Estación Central, this very n-story building would be even denser than in the two previous locations. Added to this is the presence of social factors that determine the creation of different types of communities. The socioeconomic level, resources of local administrations and dwellers also differ, suggesting that each municipality faces different issues regarding the high-rise phenomenon.

	While in Estación Central this phenomenon is clearly associated with residential issues, in Las Condes it is also related to a commercial and corporate phenomenon. This leads to the creation of different governmental systems and, despite the fact they supposedly share the same built forms, each high-rise building has specific governability problems; in other words, there is a political configuration defined by particular control methods and relevant actors (Foucault, 1999; 2006)3. There is a high level of heterogeneity among the actors involved in the administration of these units. Organizing and establishing agreements among owners, tenants, managers, concierges and technical services to involve them in the proper technical implementation of the space built within the building require coordinating capacities that transcend the administrative sphere.

	Governing a house is not the same as governing a building and densification, which is materialized through built forms, involves a complex form of administration that requires local government to deal with unexpected demands. Controversies regarding this aspect are becoming increasingly common, some of them are associated with the occupation of dwellings and others are related to the use of amenities; however, all of them derive from mobility, coexistence, administration and provisioning issues, among others  (Ng, 2010; Yau, 2012). There are also problems associated with the operation of elevators, energy self-production or waste-wastewater disposal; likewise, issues regarding the use of dwellings or the presence of pets affect the establishment of communities within these types of constructions4.
	
	It is clear that this type of urban change (verticalization) requires new capacities on the part of city governments and new sources of information, this is because there is an emergence of new concentric planning models and property information models within a context where the two of them are expressed not only in space (occupation of dwellings) but in terms of elevation (built forms). The appearance of the city is essential to understand its spatial culture, this being a key element within the planning process.

	However, the data show that the main driving force behind the high-rise phenomenon is the construction of an increasing number of dwellings; therefore, this is mainly a residential and densification-based phenomenon. This type of densification is being replicated within the group of peri-central municipalities disregarding the peri-central concept itself. The recreation of a business district in Las Condes has led to an increase in the price of land in other municipalities which, due to proximity reasons, are also experiencing a densification process based on the construction of high-rise buildings; this is the case of Recoleta, Independencia, Ñuñoa, La Reina, Macul and La Florida. Additionally, an important number of municipalities have no high-rise buildings as they favor the presence of low-rise constructions.

	 

	Conclusions

	 

	The analysis of data released by the building surveys conducted by INE enabled the exploration of the variables associated with the building process over a period of 25 years (1990 to 2014) and made it possible to observe its main three characteristics: the predominance of high-rise buildings, the prevalence of the construction of residential units and its reduced socio-spatial distribution. However, although this phenomenon is only taking place in 11 out of the 52 municipalities located within the Metropolitan Region, there is an intense building process marked by the massive construction of residential units.

	The main doubt about these three characteristics is associated with the risks involved in the proliferation of high-rise structures in lower-income municipalities. Districts with fewer resources may face difficulties when assuming the responsibility to operating these buildings if their owners fail in the coordination and provision of vertical mobility, waste disposal or issues of energy consumption, among others; or if they fail to properly fund public investment to tackle the massive increase in vehicular traffic or the demands for the construction of public spaces.

	High-rise buildings, especially those intended for residential purposes, involve an increased use of services and technical requirements that should be supported and distributed on a social basis. As forms of collective housing they also require the creation of self-sufficient social and technical organizations that should be incorporated within the urban governance sphere, especially at the municipal level.

	Since there is an increasing number of people (and families) living in high-rise buildings, they should be involved -both as dwellers and contributors- in the maintenance of these architectural forms that require collective participation and funding to operate properly. This means that each building needs a specific type of administration, the latter understood as a series of practices, regulations and legalities intended to ensure proper operation.

	The increase in the number of these constructions within a specific municipality also implies the emergence of different forms of government, which may either succeed or fail. Likewise, they relate their architectural forms to other governmental spheres; this is the case of municipalities as new buildings require the provision of more services and road structures.

	This leads to a second conclusion that transcends the risk sphere; in this case, the above phenomena do not only take place at the residential level, but also at the architectural level, demanding the same analytical attention as other types of collective housing such as tenement houses, villages and slums, both in terms of spatial occupation and land use (Servicio Nacional de Estadísticas y Censos, 1952, p. 65; Garcés, 2002). While some high-rise structures are colloquially referred to as vertical ghettoes, they have not been properly explored as their horizontal counterparts as they have been ignored by recent local research (Jobet, Martínez & Poduje, 2015; Mattos, 2015).

	On the other hand, the governmental sector remains vigilant about this process. There has been speculation over the last two years about the participation of the State in the real estate market through the purchase of apartments for social renting purposes, the modification of height limits in return for the creation of social apartments within new buildings and the recovery of added value to control gentrifying processes in central areas5, among other proposals that still need to be materialized -despite being supported by current municipal governments, the Regional Government and MINVU. These densification-based proposals are intended to mitigate construction demands; however, they reduce the effect of the proliferation of high-rise buildings on urban governance.

	Then it is necessary to regard high-rise buildings as functionally organized, heterogeneous and viable units that reveal the emergence of a socio-technical phenomenon associated with urban scale and the massive occupation of built heights (Gehl, 2010; 2011; Allen, 2013). Considering high-rise buildings as objects of urban analysis does not only imply understanding their effect -form- on the urban scale (Brenner, 2004; Brenner et al., 2011; Cuthbert, 2006), but also the effect of relevant actors (Ingold, 2007; 2013) on the urban scale and its environment.
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Notas

		[←1]
	 6Arquitectura y Arte Decorativo (11), 1930, p. 469.



	
		[←2]
	 7These municipalities are: Providencia, Santiago, Estación Central, Independencia, Las Condes, Macul, Ñuñoa, Recoleta, San Joaquín, San Miguel and Vitacura.



	
		[←3]
	 8The earliest sociologic references to the governmental analysis of built forms and urban forms can be found in the works of Max Weber (non-legitimate domination), Emile Durkheim (materialized social fact) or Alfred Weber (the location of industries). There are also current references to this topic in the works of Thomas Gieryn (What Buildings Do, 2002 and Radical Space: Building the House of the People, 2005); Albena Yaneva (Scaling Up and Down: Extraction Trials in Architectural Design, 2005 and Urban Controversies and the Making of the Social, 2012) and Michael Guggenheim (Building Memory. Architecture, Networks and Users, 2012), among others.



	
		[←4]
	 9Please refer to “Issues faced by administrations when repairing failures in buildings”, El Mercurio, March 13, 2016.



	
		[←5]
	 10Please refer to “Twenty Years after the Creation of the Urban Renewal Plan: Evolution of the Inhabitants of Santiago Centro”, El Mercurio, July, Sunday 27, 2014.
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